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Final Site Plan and Special Permit 

PLPZ 2022 00024 

22 Baldwin Farms I, LLC 

To construct a new dwelling, with an 

indoor athletic facility over 150,000 cubic 

feet in building volume. 

LOCATION: 22 Baldwin Farms South 

ZONE: RA-2 

PARCEL SIZE: 6.48-acres 

6.218-acres less accessway / zoning purposes 

ZONING STATISTICS 

  Proposed Permitted/Required 

CUBIC VOLUME 
 

203,860 cu. ft. 
>150,000 requires 

Special Permit  

MINIMUM GREEN 

AREA 

Not provided. 88% 

(238,387.6 sq. ft.) 
78% (211,298 sq. ft.) 

GROSS FLOOR AREA 

MAIN DWELLING: 

GUEST HOUSE: 

POOL HOUSE: 

GARAGE: 

7,232+/- sq. ft. 14,874 sq. ft. 

12,831 sq. ft. 

1,074 sq. ft. 

546 sq. ft. 

423 sq. ft. 

24,377.04 sq. ft. 

FAR 0.0267 0.0549 0.09 

HEIGHT 

MAIN DWELLING: 

GUEST HOUSE: 

POOL HOUSE: 

GARAGE: 

Not provided. 

 

29 ft. 2.5 inches 

 

 

47.50 ft. 

25 ft. 

REQUIRED YARD 

SETBACKS 

Front: 

Side: 

Rear: 

Accessory side: 

Accessory rear: 

Not provided. 

 

 

180 ft. 

36 ft. 

165 ft. 

26 ft. 

27 ft. 

 

 

75 ft. 

35 ft. 

75 ft. 

25 ft. 

25 ft. 

 

APPLICATION SUMMARY: 

The applicant is requesting Final Site Plan and Special Permit, to construct a new single-family 

dwelling which will contain approximately 2,022+/- SF of indoor athletic uses (indoor pool, gym 

and yoga room), two-bedroom guest house with detached garage/storage shed, outdoor pool with 

pool cabana and attached mechanical shed, tennis court, driveway, drainage, grading, and 

landscaping improvements, the result of which would exceed the 150,000 cubic feet building 

volume threshold of Sec. 6-101(a), and require a special permit to have an “indoor athletic 

facility” per Sec. 6-95(a)(8) of the Town of Greenwich Building Zone Regulations, on a 6.48-

acres parcel located at 22 Baldwin Farms South, in the RA-2 Zone. 
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ISSUES / RECOMMENDATIONS: 

1. ZONING – a guest house is an accessory building used solely by the owner or occupant of the 

premises for the temporary accommodation of his guests or members of his family and for which no 

rental or other charge is made or received and provided that no kitchen facilities or other 

housekeeping facilities are included in the accessory building.  The applicant should 

confirm that the proposed guest house meets this criterion and be aware that the guest house 

cannot have a kitchen facility. The same would be required for the pool house and the 

“kitchenette” proposed therein. 

2. If approved by the Commission, FAR, grade plane, height and volume calculations should be 

verified by the ZEO prior to issuance of any zoning permit; and 

3. SPECIAL PERMIT - As a site with a proposed building volume to be over 150,00 cubic 

feet, the Commission must consider the Special Permit standards of Sec. 6-17 when 

rendering any decision; 

4. ENGINEERING - The applicant should note the comments from the Engineering Division 

that would need to be addressed prior to issuance of any Zoning Permit. 

5. CONSERVATION – Environmental Affairs has commented and noted concerns about the 

amount of site work and impervious area proposed in the site plan.  They have asked how the 

proposed action does not impact the environment and/or natural resources. 

6. HEALTH – the applicant has received conceptual approval for the proposed septic system 

from the Health Dept. 

7. The Commission should wait to hear comments from all other relevant Town Departments 

regarding this item prior to closing this item and rendering a decision. 

 

DEPARTMENT COMMENTS: 

ZEO     - see attached 

CONSERVATION   - see attached 

DPW ENGINEERING  - see attached 

HEALTH   - see attached 

 

APPLICATION SUMMARY (continued): 

The subject site is currently developed with a 6,000+/- sq. ft., 5-bedroom single-family dwelling, 

pool, and two detached accessory buildings. The subject action proposes remove the current 

structures and build a new, 12,831 sq. ft., 7-bedroom dwelling, which also would contain an 

approximately 2,022+/- SF indoor athletic facility (indoor pool, gym and yoga room); and 

related accessory buildings, a pool with an 854 sq. ft. pool house; a 1,074 sq. ft. guest house; a 

423 sq. ft. detached garage/storage shed; and a tennis court.  As required with a new dwelling a 

new combined septic system has been designed to handle the new home and accessory buildings.  

It is noted that the subject site is a rear lot and has selected the site’s easterly property line as its 

front yard setback, as permitted under Section 6-131(e) of the Building Zone Regulations. 

 

The applicant is before the Commission for two criteria, first, the total building volume of the 

proposal would exceed 150,000 cubic feet in building volume, requiring a special permit under 
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Section 6-101(a) of the Building Zone Regulations.  The cumulative volume of all structures 

proposed for the subject site totals 203,860 cubic feet as  

 

In addition to the proposed volume, the subject proposal seeks to construct an indoor athletic use 

occupying from that 1,200 sq. ft. of floor area.  The project includes 2,022 SF of indoor athletic 

uses, which contains an indoor pool, gym room, and yoga room, in proximity to one another and 

within the proposed dwelling.  Pursuant to Section 6-95(a)(8) the Indoor Athletic Uses may be 

permitted only when authorized by the Planning and Zoning Commission under a special permit 

application. 

 

Staff notes that the pool house and the guest house both appear to have kitchen facilities within 

them.  Per the definition of a “guest house” in Sec. 6-5(a) of the Town’s Building Zone 

Regulations, kitchen facilities are not permitted.  Furthermore, for accessory buildings to not be 

considered additional housing units and/or second residence on a single parcel, the applicant 

would need to remove these kitchen facilities or design them to meet the “wet bar” definition of 

Sec. 6-5(a) to comply with the regulations. 

 

DRAINAGE: 

The subject proposal seeks to use Low Impact, non-structural management practices to the 

maximum extend the designing engineer feels is possible.  60% of the proposed impervious area 

is proposed to be treated via LID techniques.  The proposed tennis court and outbuildings would 

have its run-off treated by a rain garden.  The parking courts would be treated by a permeable 

pavement system.   The area of disturbance is largely around the area of the current residence.  

The IWWA does not appear to require a wetland permit.  In total, it appears that around 56 

existing mature trees would be removed as part of this action.  This includes the house and septic 

field construction.  The Engineering Division has reviewed the proposal and recommended it be 

forwarded for Permit. Conservation staff has commented on the proposal and noted that the area 

of disturbance is large and is asking that the applicant consider less disturbance of the native 

soils, less tree removal, limits to the area of grading, an analysis of the area to be planted vs the 

increase in impervious, along with other concerns about carbon footprint and energy and 

sustainability.  The applicant has responded with an arborist report regarding the condition of the 

trees to be removed and has analyzed the proposal use the Conservation staff informal 

recommendations on other projects.  This ad hoc formula to calculate how impervious coverage 

could be offset, with plantings, and notes the following: 

- 1 tree offsets 100 SF of new impervious coverage 

- 1 shrub offsets 25 SF of new impervious coverage 

- 1 herbaceous plant offsets 1 SF of new impervious coverage 

 

Based on the current Planting Plan, the following is noted for the proposed project: 

 

Removing 56 trees and planting 113 new trees (for a 2:1 replacement to 

removal ratio). This results in a net gain of 57 new trees. 

1 tree offsets 100 SF of new impervious coverage 
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57 NET new trees x 100 = 5,700 SF of impervious coverage offset by proposed tree plantings. 

 

The proposal includes 881 new shrubs 

1 shrub offsets 25 SF of new impervious coverage 

881 x 25 = 22,025 SF of impervious coverage offset by proposed shrub plantings. 

 

The proposal includes 3,425 new herbaceous plants, including ferns. 

1 herbaceous plant offsets 1 Sf of new impervious coverage 

3,425 x 1 = 3,425 SF of impervious coverage offset by herbaceous plantings. 

 

Based on the above formula, the proposed planting plan is estimated to provide a net benefit to 

the site by offsetting the proposed 6,572 SF increase in impervious coverage with 31,150 SF of 

Impervious Coverage Offset Plantings (not inclusive of 56 of the new trees to offset those 

existing slated to be removed). Accordingly, the proposed plan would provide approximately 

24,000 SF in additional “offset” plantings to attempt to mitigate the proposed increase 

impervious coverage. 

 

SEPTIC: 

The applicant has applied for and received conceptual approval from the Town’s Health 

Department for the proposed septic design. The subject site would utilize a combine septic 

system to handle waste water from the new home as well as the proposed accessory building 

which would have plumbing. 

 

APPLICABLE REGULATIONS: 

This application is regulated by the Building Zone Regulations.  Of particular significance are 

Sections 6-13 thru 6-15, 6-17, 6-93, 6-95, 6-101(a), 6-131, 6-183 and 6-205 of the Building 

Zone Regulations.  



 
 
 
 
Ms. Katie DeLuca, Town Planner 
RE: 22 Baldwin Farms South 
January 31, 2022 
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FOGARTY COHEN RUSSO & NEMIROFF LLC 

SF pool house with attached mechanical shed; a 1,074 SF 2-bedroom guest house; a 423 SF detached 
garage/storage shed; an outdoor pool; and a tennis court.  Also proposed are associated site improvements 
including primary and reserve septic areas for the 7-bedroom home, 2-bedroom guesthouse, and pool 
cabana; and drainage improvements in accordance with the Town’s Drainage Manual.  The principle 
structure and all accessory structures meet minimum height, bulk, setback and green area criteria set forth 
in the Greenwich Building Zone Regulations for the RA-2 zone, as further outlined in the table below. It 
can be noted that the applicant has selected the site’s easterly property line as its front lot line, as 
permitted pursuant to Section 6-131(e) of the Regulations.    
 

ZONING DATA TABLE FOR 22 BALDWIN FARMS SOUTH – RA-2 ZONE   
 

 EXISTING PROPOSED PERMITTED /REQUIRED 
    

TOTAL LOT AREA: 
 

6.479 Acres 
282,225 SF 

No Change 2-Acres 

    
ZONING LOT AREA: 6.218 Acres 

270,856 SF 
 

No Change 2-Acres 

    
GROSS FLOOR AREA:     
    

Main House: 6,000+/- SF1  12,831 SF2 
Basement: 1,888 SF3 
First Floor:  7,758 SF 

Second Floor: 3,185 SF 

 

    
Accessory Structures: 1,232 SF1 

Workshop: 392 SF 
Flatbarn:  840 SF 

2,043 SF 
Guest House: 1,074 SF 
Pool Cabana: 546 SF 

Garage: 423 SF 

 

    

TOTAL FLOOR AREA 
(FAR): 

7,232 SF 
(0.027 FAR) 

14,874 SF 
(0.055 FAR) 

24,377 SF 
(0.09 FAR) 

    
BUILDING HEIGHT: Unknown 29’-2 ¼” (Max.) 47’-6”  
    
NUMBER OF STORIES: 2-Stories 1 ½-Stories (Max.) 3 ½ Stories 
    
GREEN AREA: 92.6% 88% 78% 
    
MINIMUM SETBACKS:    
Front:  180 Feet (Main House) 75 Feet 
Rear:  165 Feet (Main House) 75 Feet 
Side:  36 Feet (Pool) 35 Feet 
Accessory Structures in 
Rear Yard: 

 26 Feet -Pool Cabana  
27 Feet - Tennis Court 
33 Feet - Guest House 

28 Feet – Detached Garage 

 
 

25 Feet 

 

                                                 
1 Per Tax Assessor’s Field Card. 
2 Per FAR Worksheets dated 1/25/2022 prepared by Modern Shelter Architecture. 
3 Pursuant to §6-134(a)(2) and the proposed grade plane calculation, 50% of basement contributes to the site’s Floor Area, Gross.  
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NOTES:

1.  ENTIRE PROPERTY IS IN AN  "X" ZONE AS SHOWN ON FLOOD
     INSURANCE RATE MAP (FIRM) FOR THE TOWN OF GREENWICH, COMMUNITY NO.
     090008, PANEL NO. 0484 F, EFFECTIVE JUNE 18, 2010.

2.  ELEVATIONS REFER TO AN ASSUMED DATUM.

3.  PROPERTY IS SERVICED BY TOWN WATER SUPPLY AND PRIVATE SEPTIC SYSTEM(S).

4.  REFER TO MAP No. 4241 ON FILE IN THE GREENWICH LAND RECORDS.

5.  EASEMENTS, RESTRICTIONS, AGREEMENTS AND/OR COVENANTS, IF ANY EXIST, HAVE
     NOT BEEN  RESEARCHED OR PLOTTED HEREON.
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